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EXECUTIVE SUMMARY

There can be no question that the In this study... More than 8,000 tests were conducted in a

nationally representative sample of 28 metropolitan areas. In
each test, two trained individuals—one white and the other
black, Hispanic, or Asian—contacted a housing provider to
inquire about a housing unit randomly selected from recently
advertised homes and apartments. The two testers in each

pair were matched on gender and age, and both presented
themselves as equally and unambiguously well-qualified to rent
or buy the advertised unit. Each tester independently recorded
the treatment he or she experienced, including information about
all the homes or apartments recommended and shown.

housing circumstances of whites and
minorities differ substantially. Whites
are more likely to own their homes,

to occupy better quality homes and
apartments, and to live in safer, more
opportunity-rich neighborhoods.
However, it is less obvious whether—or
how much—these disparities result from
current racial and ethnic discrimination
in the housing market because whites
and minorities differ systematically in
employment, income, assets, and debts.

Paired testing offers a uniquely effective tool for directly observing differential treatment of
equally qualified homeseekers, essentially catching discrimination in the act

In a paired test, two people, one white and the other minority, pose as equally qualified homeseekers and
inquire about available homes or apartments. Researchers have adapted the tool to systematically measure how

often discrimination occurs across housing markets and what forms it takes.?

Despite its power, paired testing Understanding the numbers... Not every instance of
cannot capture all forms of housing white-favored treatment should be interpreted as systematic
discrimination that might occur during discrimination. In some tests, random factors may contribute

a housing search. For example, it does to observed differences in treatment; in other tests, minorities
not encompass differences in advertising may experience more favorable treatment than their white
practices that may limit a homeseeker’s partners for systematic reasons. Therefore, we report the share
knowledge about available housing of tests in which the white was favored over the minority, the
options. It cannot measure differences share in which the minority was favored over the white, and the
in treatment that might occur after the difference between the two. This difference—or net measure—

initial inquiry—when homeseckers provides a conservative, lower-bound estimate of systematic

discrimination against minority homeseekers, because it not
only subtracts random differences from the gross measure of
white-favored treatment, but may also subtract some differences
that reflect systematic reverse discrimination. Gross measures
of discrimination receive less emphasis in this report than in
past national studies because analysis over the past 25 years
strongly suggests that they reflect a lot of random differences

in treatment, and that net measures more accurately reflect the
systematic disadvantages faced by minority homeseekers.

submit applications, seek mortgage
financing, or negotiate lease terms.
Moreover, the results presented here

do not reflect the experience of the
average or typical minority homeseeker,
because testers presented themselves as
unambiguously well-qualified for the
advertised homes and apartments about

3 This study focuses on differential treatment discrimination—when equally qualified homeseekers receive unequal treatment from housing providers. For methodological details, see
Chapters Il and Ill'in the full report. Federal law also prohibits forms of treatment that may appear equal on their face but that have a disparate impact on minority homeseekers.

2 HOUSING DISCRIMINATION AGAINST RACIAL AND ETHNIC MINORITIES 2012









EXECUTIVE SUMMARY

Taking all three steps into account (ability to make an appointment, availability of units, and agents’
willingness to show units), minority renters are told about and shown fewer homes and apartments than

equally qualified whites (Exhibit 5).

* Black renters who contact agents Exhibit 5: Minority Renters Told About and Shown
about recently advertised housing Fewer Housing Units
units learn about 11.4 percent fewer Renting COMPARED TO WHITES
available units than equally qualified ~ BLACKS

: TooaBOUT . HIE
whites and are shown 4.2 percent JOLD ABOUT 11-4%
. SHOWN 4.2%
fewer units. ... FEWER UNITS
. . HISPANICS
* Hispanic renters learn about 12.5 TOLD ABOUT 12.5%
percent fewer available units than SHOWN 7.5%
R 1l lified whi d h ... FEWER UNITS
qually qualified whites and are shown ASIARS
7.5 percent fewer units. ToLD ABOUT 9.8%
‘ SHOWN 6.6%
* Asian renters learn about 9.8 percent ... FEWER UNITS

fewer available units than equally
qualified whites and are shown 6.6

percent fewer units.

Minority renters sometimes experience other forms of discriminatory treatment as well, relating to
housing costs and quality and the helpfulness of the rental agent. These differences are less consistent and
smaller in magnitude than the differences in numbers of units available and shown. Details will be found

in Chapter IV of the full report.

Discrimination against minority homebuyers. Like renters, minority homebuyers are rarely denied
appointments that their white counterparts are able to make (Exhibit 6). However, black homebuyers are slightly
more likely than equally qualified whites to be denied an in-person appointment (2.4 percentage points).

Exhibit 6: Call for Sales Appointment
MAKE AN APPOINTMENT Almost every time one tester can make an appointment, both can.

BLACKS HISPANICS ASIANS
95.5% 96% 95.8%
3.4% Equal 1.1% 2.2% Equal 1.8% 1.6% Equal 2.6%
treatment / treatment / treatment
white favored black favored white favored Hispanic favored white favored Asian favored
Blacks are 2.4 points more likely to be Differences favor neither whites nor Hispanics. Differences favor neither whites nor Asians.

denied an appointment.
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Minority homebuyers sometimes
experience other forms of discriminatory
treatment as well, relating to housing
costs and financing, housing quality, and
the helpfulness of the sales agent. These
differences are less consistent and smaller
in magnitude than the differences in
numbers of homes available and shown.
For details, see Chapter IV in the full

report.

Variations in discrimination patterns.
In addition to estimating the overall
incidence and severity of discrimination,
a large-scale national testing study
sheds light on important variations in
discrimination, indicating what types
of homeseekers are most disadvantaged,
what types of agents discriminate most
frequently, and where discrimination

is most prevalent. This study finds that
minority homeseekers whose ethnicity

Identifiability of minority homeseekers... When
homeseekers call (or e-mail) to make an appointment, the
housing provider might or might not identify their race or
ethnicity. Even when homeseekers meet in person with
housing providers, it is not certain that their race or ethnicity
is accurately identified. In this study, a team of coders
assessed the race/ethnicity of each tester based on reading
the tester’s name and listening to a recording of his or her
speech—the information available to an agent over the
phone. A parallel assessment, conducted by other members
of the coding team, was based on name, speech, and a
photograph—the information available to an agent during

an in-person meeting. Each tester was assessed by three
independent coders based on name and speech and by three
independent coders based on name, speech, and appearance.
Minorities whose ethnicity is more readily identifiable experience
more discrimination than those who may be mistaken for whites.
This is the first time such an assessment has been performed as
part of a national paired-testing study.

is more readily identifiable experience more discrimination than those who may be mistaken for whites.

Specifically, black and Asian renters whose race is readily identifiable based on name and speech are

significantly more likely to be denied an appointment than minorities perceived to be white. During

an in-person visit, renters who are identifiably black, Hispanic, or Asian are shown fewer units than

minorities who are perceived to be white. Similarly, homebuyers who are identifiably black or Asian face

higher discrimination during the in-person visit than those who are perceived to be white.

The study does not support other widely held assumptions about when and where discrimination is most

likely to occur. It does not find substantial differences in the incidence or severity of discrimination across

metropolitan areas or regions of the country, suggesting that housing discrimination remains a national

problem. It is neither more nor less severe in housing markets hit hardest by the Great Recession.’

What are the consequences of the discrimination documented here? When housing providers deny minority

homeseekers information about some of the housing options offered to whites, the time and cost of

minorities’ housing search rise and their choices are constrained. A recent survey of homebuyers finds that
the median search lasts 12 weeks, with 12 homes seen (National Association of Realtors 2011). A black or

Asian homebuyer would have to search longer or choose from a narrower set of options. Unfortunately, little

is known about patterns of search among renters, but spending time inquiring about more advertisements

and visiting more properties could be burdensome, especially for those with low incomes or inflexible work

schedules.

® For more details on analysis of variations in discrimination, see Chapter V of the full report.
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The most blatant forms of discrimination have declined since passage of the
1968 Fair Housing Act

Due to changes in housing markets, sampling methods, and testing protocols, results from HUD’s four
decennial paired-testing studies cannot be precisely compared. But they do provide a qualitative picture of
trends in the adverse treatment of minority homeseekers. The first national paired-testing study, launched

in 1977, focused exclusively on discrimination against blacks (Wienk, et al. 1979). The 1989 Housing
Discrimination Study measured discrimination against Hispanics as well as blacks (Turner, Struyk, and Yinger
1991). And the 2000 Housing Discrimination Study produced national estimates of discrimination against
black, Hispanic, and Asian homeseekers (Turner and Ross 2003a, 2003b; Turner, et al. 2002).

Trends in rental discrimination. Exhibit 10: Long-Term Trends in Net Measures

Exhibit 10 illustrates the long-term of Rental Discrimination

trends in two important net measures of e Advertised Unit Available Shown More Units
discriminatory treatment for blacks and 25%

Hispanics: whether the agent told only BLACKS HISPANICS
the white tester that the advertised unit 20%

was available and whether the white
tester was shown more units. In 1977, 15%
black renters were frequently denied
access to advertised units that were 10%
available to equally qualified whites.

This kind of “door slamming” -~ -
discrimination had declined \

dramatically by 1989 and has continued

Net Discrimination Measure

0% . . . . : : : .
to decline since. The net measure of 77 ‘89 ‘00 12 77 ‘89 ‘00 12
Study year Study year

discrimination for the number of units
shown to black versus white renters
actually increased between 1977 and 1989 (possibly because blacks were less likely to be denied
advertised housing outright) but has declined since. Denial of advertised units to Hispanic renters has
also dropped substantially since 1989, while discrimination on the number of units shown appears to
have declined between 1989 and 2000, but not between 2000 and 2012.
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three decades ago, reflecting the combined effects of immigration, greater minority access to white

neighborhoods, and gentrification of some minority neighborhoods.

Consistent with this trend, racial and ethnic prejudice is generally waning among Americans, and
attitudes toward residential diversity are more open today—especially among young people. Most adults
know and approve of the fact that federal law prohibits housing discrimination on the basis of race and
ethnicity (Abravanel 2006). A declining share of the population expresses prejudice against blacks or
distaste for black neighbors (Schumann et al. 1997; Krysan 2011). Recent surveys show a decline in the
share of whites opposed to living in communities where half their neighbors are black (Krysan 2011).
Trends in attitudes toward immigrants (and ethnic groups associated with immigration) are less clear.
When immigration levels rise or high-profile immigration issues dominate the news, negative perceptions

seem to rise (Lapinski et al. 1997; Espenshade and Belanger 1997).

Long-term trends in patterns of discrimination suggest that the attitudes and actions of rental and sales
agents have changed over time, and that fair housing enforcement and public education are working.
Despite the progress that has been achieved, fair housing enforcement and education are still needed to
address the forms of discrimination that persist. Prejudice has by no means disappeared (see, for example,
White 2012) and, as this latest paired-testing study documents, minorities still face significant barriers to

housing search, even when they are well-qualified as renters or homebuyers.

Because the forms of discrimination that this study documents are very difficult for victims to detect,
enforcement strategies should not rely primarily on individual complaints of suspected discrimination.
HUD should encourage the local fair housing organizations it funds to conduct more proactive

testing, especially in the sales market, where discrimination appears higher than in the rental market.
Enforcement testing does not have to meet the statistical standards of research studies, but it should be
thoughtfully designed and targeted and consistently implemented so that it detects discrimination that
may be prevalent in particular neighborhoods, rental complexes, or companies. Proactive testing can
reveal discriminatory practices that would otherwise go unpunished, and when housing providers know

that testing is ongoing, they are more likely to comply with the law.

Local fair housing organizations should also expand and strengthen their relationships with Hispanic and
Asian communities to address the discrimination experienced by all people of color. Historically, the fair
housing movement has focused on discrimination against blacks. Although some local organizations have

extended their scope in light of changing demographic realities, others have not yet done so.
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In addition, more locally targeted
research testing may be needed to
pinpoint the types of neighborhoods,
housing providers, or homeseekers
where discrimination is most prevalent.
In particular, minority homeseekers
with lower incomes, less wealth, weaker
English language fluency, or blemished
credit may face higher levels of
discrimination than documented in this

study.

As attitudes and market practices
evolve, policymakers and fair housing
practitioners need reliable research not
only on patterns of discrimination,

but also on other factors that may
contribute to residential segregation
and disparities in neighborhood quality.

Minorities still suffer from substantial

Research and enforcement testing differ... Because its goal
is to measure the prevalence of discrimination across the market
as a whole, research testing usually covers a representative
sample of available homes and apartments, rather than targeting
properties or communities where discrimination is suspected.

In addition, to produce generalizable results, research testing
requires a fairly large number of tests, covering many different
housing providers, rather than multiple tests to clearly establish
discrimination by a single provider. To generate results that can
be aggregated across many tests, research protocols have to be
rigidly consistent for every test, whereas the best enforcement
protocols are flexible enough to respond to circumstances

that arise in particular tests. Finally, research testing report
forms require predefined, closed-ended responses that can be
consistently compared across many tests, rather than detailed
and nuanced narratives that convey exactly what happened in an
individual test.

disparities in neighborhood amenities and access to opportunity (Logan 2011) and the levels and forms

of housing discrimination captured by this paired-testing study cannot fully explain current levels of

residential segregation. Information gaps, stereotypes and fears, local regulatory policies, and disparities in

purchasing power all work together to perpetuate segregation, even though many Americans—minority

and white—say they want to live in more diverse neighborhoods (Ellen 2008; Farley, Fielding, and

Krysan 1997). Meaningful reductions in neighborhood segregation and inequality can only be achieved if

we tackle all these causal forces at the same time.

Enforcing existing fair housing protections remains essential. However, fair housing enforcement alone

cannot reverse persistent patterns of segregation or undo the damage they cause. The evidence argues for

a multipronged strategy that includes vigorous enforcement of anti-discrimination protections along with

education—about the availability and desirability of diverse neighborhoods; local regulatory reforms and

affordable housing development—to open up exclusive communities and preserve affordable options in

gentrifying neighborhoods; neighborhood reinvestment—to equalize the quality of services, resources,

and amenities in minority neighborhoods; and new incentives-to encourage and nurture stable diversity

(Turner and Rawlings 2009). All these elements are required to achieve the fundamental goals of free and

fair housing choice and healthy, opportunity-rich neighborhoods.
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